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OFFICE BUILDING LEASE

{5&

THIS LEASE is made as of the day of TL//U ; 2006, by and between 11424 S,
WESTERN AVENUE LLC, an iliinois limited liabifity compaﬁy, ("Landiord™) and the BOARD OF
EDUCATION OF THE CITY OF CHICAGO, a body pdiitic and corporate, ("Tenant™").

Landlord hereby leases to Tenant and Tenant hereby accepts the premises designated on the pian
aftached heretc as Exhibit "A", comprised of approximately 19,000 rentable square feet known as the
interior of 11424 South Western Avenue, Chicago, Hlinois 60643 (the “Premises”), including the parking lot,
for the term of fifteen (15) years commencing on the 1% day of July, 2006 and terminating on the 30" day of
Juneg, 2021 the "Term"), both dates inclusive, unless sooner terminated as provided herein. The exterior
and interior of the building of which the Premises are a part is referred to herein as the “Building” and the
fand on which the Building is located is referred to herein as the *Land”.

in consideration thereof, Landlord and Tenant covenant and agree as follows:

1. BASE RENT. Except as set forth in Paragraph 5 below, Tenant shall pay to Landlcrd at the
office of Landiord or at such cther ptace as Landlord may designate the monthly Base Rent as follows:

PERIOD MONTHLY BASE RENT
July 1, 2006 through June 30, 2007 $24,837.50
July 1, 2607 through June 30, 2008 $24,837.50
July 1, 2008 through June 30, 2009 $28,104.16
July 1, 2008 through June 30, 2010 $28,104 .16
July 1, 2010 through June 30, 2011 $28,104.16
July 1, 2011 through June 30, 2012 $28,896.00
July 1, 2012 through June 30, 2013 $29,688.00
July 1, 2013 through June 390, 2014 $30,479.00
July 1, 2014 through June 30, 2015 $31,271.00
July 1, 2015 through June 39, 2016 $32,063.00
July 1, 2016 through June 30, 2017 $32,854.00
July 1, 2017 through June 30, 2018 $33,646.C0
July 1, 2018 through June 30, 2019 $34 ,438.00
July 1, 2019 through June 30, 2020 $35,229.00
July 1, 2020 through June 30, 2021 $36,021.00

Each monthiy Base Rent payment shall be made in advance on the first day of each and every
month during the Term, without any set-off or deduction whatsoever. If the Term commences other than on
the first day of a month or ends other than on the last day of the month, the Base Rent for such month shall
be prorated, and the prorated Base Rent for the portion of the month in which the Term commences shall
be paid at the time of execution of this LLease. The term "Rent” as used in this Lease shall inciude Base
Rent and Additional Rent as set forth in Section 2 below.

2. ADDITIONAL RENT. All amounts required or provided to be paid by Tenant under this Lease in
addition to Base Rent shall be deemedReni, and the failure {0 pay the same shall be treated in all events as
the failure to pay Rent. Tenant hereby agrees tc pay the following amounts as Additicnal Rent to Landlord:

(a) TAXES. Landlord shall pay all real estate taxes and assessments, both general and
special, sewer rents, rates and charges, transit taxes, taxes based upcn the receipt of rent, and any
other federal, state or local governmental charge, general, special, ordinary or extracrdinary (but not
including income or franchise taxes, capital stock, inheritance, estate, gift or any other taxes
imposed upon or measured by the Landlord's income or profits, unless the same shall be imposed
in lieu of real estate or other ad valorem {axes) which may now or hereafter be levied, assessed or
imposed against the Building or the Land or both during the Term of this Lease (collectively, the
"Taxes"). Taxes shali also include the amount of (i} any gross receipts {ax, sales tax or similar fax
{but excluding therefrom any income tax) payable, or which will be payable by Landlord, by reason
of the receipt of Rent and adjustmentis thereto; (i) any other izx, assessment, levy, imposition or
charge or any part thereof imposed upon Landlord in piace of or partly in place of any of the
foregoing Taxes and measured by or based in whole or in part upon the Land or the Building or the
rents or other income therefrom to the extent that such items would be payabie if the Land or the
Building were the only property of Landlord subject thereto and the income received by Landlord
from the Land or Buildings were the only income of L.andlord); and (iii) any personal property taxes
{attributable to the calendar year in which paid) imposed upon the furniture, fixtures, machinery,
equipment, apparatus, systemns and appurtenances used in connection with the Land or the
Building or the operation therecf. Tenant shali pay to Landlord as Additional Rent for Taxes an
amount equai to Tenant's Proportionate Share (as defined below) of the Taxes which are in excess
of the Taxes paid in the Base Year of 2006. if the calendar yearis only partially within the Term, the
payment to be made by Tenant shall be proporticnately reduced. The obligation of Tenant to make
this payment shall survive the expiration or other termination of this Lease.

i
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The tax and assessment bills used in calculating Tenant's obligation for Additional Rent for
Taxes in each calendar year shall be those which become due for payment during such calendar
year, without regard to the period for which the tax assessment is levied or assessed and without
regard to whether or not this Lease was in existence during such period. if, however, there is a
change in the time payment of Taxes during the term of this Lease which would result in Tenant
paying Taxes allocable to a period longer or shorter than the term of this Lease, the tax payments
for the last calendar year shail be equitably adjusted so that the period for which the Tenani pays
Taxes is of the same duration as the term of this Lease (although it may not be the same period of
time),

If special assessments or other special taxes payable in installments are levied against the
Premises, Landlord shali pay assessments or taxes in installments, and ali such payments shall be
considered part of the assessment for the purposes of this provision.

If the Landiord contests the amount of any taxes or assessments, the attorneys’ fees and
expenses incurred in successfully conducting such a contest shall be considered a part of the tax
payment for the purposes of this provision.

Tenant shall have {he right to examine the tax and assessment bilis on written request.

If, during the term of this Lease, the Building is sold and reassessed and, if as a result thereof,
the Taxes for the year of such reassessment increase in an amount in excess of one hundred and ten
per cent {110%) of the Taxes for the prior year, then Tenant's Proportion of Taxes for such year shall
be limited to an amount equal to one hundred and ten per cent (110%) of Tenant's Proportion of
Taxes for the preceding year (said amount is hereinafter referred to as the "Non-Gale Taxes”).
Thereafter, in all succeeding vears, Tenant's Proportion of Taxes shall be equal to the Tenant's
Propartion of the Non-Sale Taxes as same are increased or decreased by the percentage of increase
or decrease in Taxes from the year of reassessment due to the sale of the Building

(b) OPERATING EXPENSES. Tenant shall pay to Landlord as Additional Rent for
Operating Expense, an amount equal to Tenant's Proportionate Share of the Operating kzxpenses
(as hereinafter defined) which are in excess of the Operating Expenses incurred in the Base Year of
2006. Ifthe calendar year is only partially within the Term, the payment toc be made by Tenant shal
be proportionately reduced. The obligation of Tenant to make this payment shall survive the
expiration or other termination of this Lease.

For purposes of this Paragraph 2{b}, the term "Operating Expenses" shall mean and inciude
all expenses, costs, fees and disbursements paid or incurred (determined for each year on an
accrual basis) by or on behalf of Landlord for owning, managing, operating, maintaining and
repairing the Building and the Land and the personal property used in conjunction therewith
{collectively, the "Building"), including (without limitation) the cost of electricity serving common
Building areas, all costs, charges and expenses incurred by Landiord in connection with any change
of any company or method of providing to the Building electricity or Chilled Water or any other utility
service or the like, including, without imitation, maintenance, repair, installation, and service costs
associated therewith, steam, water, gas, fuel, heating, lighting, air-conditioning, window cleaning,
janitoriai service, insurance, including but not limited to fire, extended coverage liability, workmen's
compensation, efevator, or any other insurance applicable to the Building carried by the Landlord or
required by the Landlord's lender, if any, painting, uniforms, management fees, cost of operating an
on-site management office, rent, supplies, sundries, sales or use taxes on suppiies or services, cost
of wages and salaries of all persons engaged in the operation, administration, maintenance and
repair of the Building and fringe benefits, cost of any pensions, hospitalization, welfare or retirement
plans, or any other similar or like expenses incurred under the provisions of any collective
bargaining agreement, or any other cost or expense which Landlord pays or incurs o provide
benefits for employees sc engaged in the operation, administration, maintenance and repair of the
Building, the charges of any independent contractor who under contract with the L.andlord or its
representatives, does any of the work of operating, maintaining or repairing of the Building, legal
and accounting expenses, or any other expense or charge, whether or not hereinbefore mentioned,
which in accordance with generally accepted accounting and management principles respecting
similar officefwarehouse buildings in the Chicago metropolitan area would be considered as an
expense of owning, managing, operating, maintaining or repairing the Building. Operating
Expenses shall not include the following: (a) depreciation; (b) interest on and amortization of
mortgages and any recording or mortgage tax or expense in connection therewith; (c) leasehoid
improvements {including painting) made for existing tenants of the building or made in order {o
prepare space for occupancy by a new tenant; (d) brokerage commissions; () financing costs; N
the cost of repairs or restoration necessitated by fire or other casualty or any condemnation; (g} real
estate taxes and assessments; {(h) franchise taxes and income taxes of Landlord; (i) the cost of any
items from which Landtord is reimbursed by insurance, by other tenants of the Building {except
pursuant to similar provisions for the payment of a proportionate share of Operating Expenses), by
warranty or otherwize compensated; {j) the cost of any work or service performed for or made
avaitable to any tenant of the Building (other than Tenant) to a greater extent orin a more favorable
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manner than that furnished generally, without additional expense, to the tenants and other
occupants (including Tenant); (k) rent under any ground, overriding and/or underiying leases; () the
cost of any electric current furnished to the Premises or any areas of the Building occupied by
tenants for purposes other than the operation of building equipment or machinery or lighting of
toilets, shaftways or building machinery or fan rooms; (m) compensation paid in respect of officers
and executives of Landlord above the level of building manager; (n) any cost stated in Operating
Expenses representing an amount paid to a Landlord-related corporation or entity which is in
excess of the amount which would be paid in absence of such relationship; {0) advertising and
promotional expenses of the Building and any artwork or similar decoration in common areas; (p)
the cost of installing, operating and maintaining any specialty such as, but not limited te, an
observatory, broadcasting facilities, luncheon club, athletic or recreational club, theatre, rehearsal
hall, art gallery or garage; (q) managing agents’ fees or commissions in excess of the rates then
customarily charged for building management of buildings of like class and character, and auditing
fees, other than auditing fees in connection with the preparation of statements required pursuant to
Additional Rent or lease escalation provisions; () the cost of correcting defects in the construction
of the Building or in the Building equipment, except that conditions (not occasioned by construction
or equipment defects) resulting from ordinary wear and tear shall not be deemed defects for the
purpose of this category, and provided further that said cost is capitatizable (as opposed to a repair)
under accounting principals; (s) the cost of any repair made by Landlord to remedy damage caused
by, or resulting from, the gross negligence or willful act or omissions of Landiord, its agents,
servants, contractors or employees; (t) any insurance premium to the extent that Landlord is entitied
to be reimbursed therefor by Tenant pursuant to this Lease or by any other occupant of the Building
pursuant to its lease; (u) the cost of any additions to the Building; {v} the cost of any alterations,
additional, changes, replacements, improvements and repairs and other items which, under
generally accepted accounting and auditing principles consistently applied as pertaining o the real
estate industry, are properly classified as capital expenditures; (w) legal and other professional fees
and expenses incurrad in preparing, negotiating and executing leases, amendments, terminations
and extensions or in resolving any disputes with tenants and other occupants or enforcing lease
obligations, inciuding, without limitation, court costs; {x} expenses incurred by Landlord in
connection with the transfer or disposition of the Land or Building or any ground, underlying or
overriding lease, including, without limitation, transfer, deed and gains taxes; (y) costs incurred fo
correct any misrepresentation by Landlerd to Tenant or in connection with any fines or penaities;
and (z) all amounts received by l.andlord through proceeds of insurance or condemnation awards to
the extent they are compensation for, or reimbursement of, sums previously included in Operating
Expenses hereunder. Notwithstanding anything to the contrary contained herein, Operating
Expenses shall include depreciation, interest and other acquisition costs and any other cost
incurred with respect to machinery, equipment, systems, property, facilities, or capital improvements
or repairs first made, installed in or upon used in connection with the Building after the date of this
Lease which are intended to reduce Operating Expenses or which are required under any
governmental laws, regulations, or ordinances and which were not required for the Building as of
the date of this Lease, amortized over such its useful life, together with interest on the unamecrtized
cost of such improvement (at the prevailing construction loan rate availtable to Landlord on the date
the cost of such improvement was incurred).

Landiord shall keep or cause {o be kept records showing the Operating Expenses for each
calendar year, and Tenant or its representative shall have the right to examine copies of Landlord’s
books and records relative to Operating Expenses and Taxes at Landlord's office or such other
place as Landlord may designate in the city of Chicago during normal business hours at any time
within ninety (90) days following the furnishing by Landlord to Tenant of the Actual Notice, as
hereinafter defined. Any amount shown by such Actual Notice to be due to Landlord, whether or not
written exception is taken to such Actual Notice, shall be paid by Tenant as provided in this Lease,
without prejudice to any such written exception. If Tenant gives notice of such exception (a) any
charges disclosed by such Actual Notice which Landlord agrees are irregular or improper shall be
promptly corrected by Landlord and Tenant shall receive a credit subject, however, to Landlord's
right to offset such amount by any amounts owing from Tenant to Landlord under this Lease, for any
overpayments made oy Tenant as a result of such irregularities or improper charges; or (b) any
charges disclosed by such statement which Landlord and Tenant cannot agree upon shall be
resolved by a report as to the proper amount of Operating Expenses to be given by an independent
certified public accountant mutually satisfactory to Landlord and Tenant, whose determination shal
be final, binding and conclusive upon Landlord and Tenant. Tenant agrees to pay the cost of such
report unless such report determines that Landlord's original determination of the actual (as
distinguished from the estimated) Operating Expenses was in error by more than 5%, in which case
Landlord shall bear the cost of the report. H, as a result of said report, the total of the estimated
monthly installments paid by Tenant during any calendar year exceeds the actual amount due from
Tenant for such calendar year, Landlord shall pay such excess to Tenant within thirty (30) days of
receipt of such statement.

(c} PAYMENT OF ADDITIONAL RENT. Landiord shali from time to time deliver to Tenant
a written notice or notices ("Projection Notice") setting forth Landlord’s reasonable estimates,
forecasts or projections {collectively, the "Projections”) of Taxes and Operating Expenses with
respect to the current cziendar year. On or before the first day of the next calendar month foilowing
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Landlord's service of a Projection Notice, and on or before the first day of each month thereafter,
Tenant shall pay to Landlord, on account, one-twelfth of the amount of Tenant's Proportionate
Share of the Projections as shown in the Projection Notice. Following the end of each calendar year
and after Landlord shali have determined the actual amount of Taxes and Operating Expenses for
such calendar year, Landlord shall notify Tenant in writing of Tenant's Proportionate Share of such
Taxes and Operating Expenses (“Actual Notice™). If Tenant's Proportionate Share of such Taxes
and Operating Expenses exceeds the respective amounts paid for such calendar year by Tenant,
Tenant shali, within thirty (30) days after the date of Landlord's Actual Notice pay to Landlord an
amount equal to such excess. If the said amounts paid for such calendar year by Tenant exceed
Tenant's Proportionate Share of such Taxes and Operating Expenses, then Landlord shall credit
such excess to Rent payable after the date of Landlord's Actual Notice until such excess has been
exhausted. If this Lease shall expire prior to full application of such excess, Landlord shall pay to
Tenant the balance not theretofore applied against rent and not reasonably required for payment of
Additional Rent for the calendar year in which the Lease expires. No interest or penaities shall
accrue on any amounts which Landlord is obligated to credit or to pay to Tenant by reason of this
Section.

(d) GROSS RENTABLE AREA. The parties agree that the present gross rentable area of
the Building is 19,000 square feet and of the Premises is 19,000 rentable square feet and that
Tenant's Proportionate Share for purposes of Additional Rent is 100%.

3. OCCUPANCY. Tenant shall use and occupy the Premises for general office purposes and for
no other purpose.

4. CONDITION OF PREMISES. The Tenant's taking possessicn shall be conclusive evidence that
the Premises and the Building were in good order and satisfactory condition when the Tenant took
possession, and Tenant, having examined the Premises, accepts same in "AS-IS" condition. No promise of
the Landlord to aiter, remodei or improve the Premises or the Building and no representation respecting the
condition of the Premises or the Building have been made by the Landlord to the Tenant other than as are
contained in the Work Letter attached hereto.

5. POSSESSION. Inthe event the Premises shall not be Substantially Completed (as required by
the Work Letter attached hereto) and ready for occupancy on the date fixed for the commencement of the
Term orin the event Landlord is unable to deliver possession on such date for any reason whatsoever, this
Lease shall nevertheless continue in force and effect but Rent shall abate untif the Premises are ready for
occupancy or until the Landlord is able to deliver possession, as the case may be, and Landlord shall have
no other iiability whatsoever on account thereof; provided, however, there shall be no abatement of Rent if
the Premises are not ready for occupancy because of the failure to complete the installation of special
equipment, fixtures or materiais ordered by Tenant, or because of any delays resulting from Tenant's failure
to approve or submit plans and specifications timely in accordance with the Work Letter attached hereto or
other written agreement or resulting from changes or additions to Tenant's plans and specifications after
the initial submission hereof. Except as otherwise agreed upon in writing, the determination of Landlord's
architect shall be final and conclusive on both lLandlord and Tenant as to whether the Premises are
Substantially Completed and ready for occupancy. If Tenant shall take possession of any part of the
Premises prior to the date fixed above as the first day of the Term (which Tenant may not do without
Landlord's prior written consent), all of the covenants and conditions of this Lease shall be binding upon the
parties hereto with respect to such part of the Premises as if the first day of tha Term has been fixed as the
date when Tenant entered such possession and Tenant shail pay to Landlord rent for the period of such
occupancy prior to the first day of the Term of this Lease at the rate of the annual Base Rent set forth in
Paragraph 1 hereof for the portion of the Premises so occupied. Under no circumstances shall the
occurrence of any of the events hereinabove referred to be deemed fo accelerate or defer the stated
expiration date of the Term.

6. A. SERVICES.

(a) Utilities: Landlord shall provide heating and air cooling when necessary to provide a
temperature condition for comfortable occupancy daily during the Term. The heating shall be
capable of maintaining inside space conditions of not tess than 68° F when the outside air
temperature is not less than minus 10° F dry butb. The air cooling shali be capable of maintaining
inside space conditions of not more than 78° F dry bulb and 80% reiative humidity when outside
conditions are not more than 90° F dry bulb and 78° F wet buib. Tenant's use of electric, heating
and air cooling services furnished by Landlord shall not exceed, either in voltage, rated capacity,
use, or overall load, that which Landlord reasonably deems to be standard for the Building.

Electricity, water and gas for all standard receptacies and lighting fixtures, for drinking,
lavatory and toilet purposes, and also for Tenant's heating, coofing, and for alt air conditioning units,
and incidental uses, which electricity, water and gas shall be separately metered and billed directly
to, and be the sole responsibility of, Tenant by the utility company furnishing the service. Tenant
shall bear the cost of maintenance of lighting fixtures and replacement of ballasts and lamps. If
Tenant requires electricity for equipment and accessories not normal to office usage, Tenant shail
procure electricity for such equipment and accessories, at Tenant's expense, from the locat public
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utility company servicing the Building. Tenant shall pay for the cost of instaliing any additional
required meters.

(b} Landlord shall provide the following services on all days during the Term, excepting
Sundays and holidays, unless otherwise stated:

(i) Window washing of all exterior windows in the Premises at intervals to be
- determined by Landiord.

(i) Snow removal service for watks and drives within a reasonable time after a
snowfall.

{tii) Janitorial Services in accordance with the fanitorial Specifications attached
hereto and made a part hereof.

(c) Tenant shall have access to the Premises at ail fimes.

(d) Landlord does not covenant that any of the services or utilities to be provided by
Landlord pursuant to this Lease will be free from failures or delays caused by repairs, renewals,
improvements, changes of service, alterations, work stoppages, labor controversies, accidents,
inability to obtain fuel, electricity, water supplies or other causes beyond the reasonable control of
Landiord. Except as set forth in Section 6C below, Tenant agrees that Landiord shall not be liable
in damages, by abatement of Rent or otherwise, for failure to furnish or delay in furnishing any
service when such failure or delay is occasioned, in whole or in part, by repairs, renewais or
improvements, by any strike, lockout or other tabor trouble, by inability to secure electricity, gas,
water, or other fuel at the Building after reascnable effort so to do, by any accident or casualty
whatsoever, by the act or default of Tenant or other parties, or by any cause beyond the reasonable
control of Landiord; and such failures or delays shall never be deemed to constitute an eviction or
disturbance of the Tenant’s use and possession of the Premises or relieve the Tenant from paying
rent or performing any of its obligations under this Lease, and Tenant hereby waives and releases
all claims which it may at any time hereafter have against Landlord related to any such failure or
delay.

Without limiting the foregoing and subject to the other terms and provisions of this L ease,
Landlord shall perform or cause to be performed, the following services in maintaining the Buiiding:

a. Maintain, repair and replace the landscaping, asphalt, sidewalks, parking facilities,
interior walls, ceilings, floors and floor coverings of the common areas and utilities
serving the common areas, common entrances, corridors, doors, windows, pipes, ducts,
conduits, wires, loading dock, stairways and common restroom facilities;

b. Maintain, replace and repair roof, flashing, gutters and downspouts, Building structure,
exterior walls, bearing walls, support beams, foundation, columns, exterior doors and

windows, HVAC, plumbing, electrical, sprinkler systems and elevators; and

c. Promptly remove all papers, debris, refuse, snow and ice from the common areas
and wash or thoroughly sweep paved areas as required.

B. UTILITY BEREGULATION:

(2) Landlord Controls Selection. Commenwealth Edison ("Electric Service Provider”) is the
utility company currently providing electricity service for the Building. Chilled water for the Building's
and the Premises’ air conditioning system (“Chilled Water”) may currently be provided via the
Building’s own chiller system and chilling tower. Notwithstanding the foregoing, if permitted by law,
t andlord shall have the right, at Landlord’s sole option, at any time and from time to time during the
Term to either contract for electric service and/or Chilled Water from a new or different company or
companies providing electric service and/or Chilled Water (each such company shall hereinafter be
referred to as an "Alternate Service Provider") or continue to either contract for service from the
Electric Service Provider or maintain the Building’s own chiller system and chilling tower to provide
Chilled Water to the Building.

(b) Tenant Shall Give Landlord Access. Tenant shall cooperate with Landlord, the Electric
Service Provider, and any Alternate Service Provider at all times and, as reasonably necessary,
shall allow Landlord, Electric Service Provider, and any Alternate Service Provider reasonable
access to the Building's water lines, electric lines, feeders, risers, wiring, and any other machinery
or service apparatus within the Premises. Landlord shall not unreasonably interfere with Tenant's
use and occupancy of the Premises.
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{c) Landlord Not Responsible for Interruption of Service. Landiord shall in no way be liable
or responsible for any loss, damage, or expense that Tenant may sustain or incur by reason of any
change, failure, interference, disruption, defect, interruption or detay in the supply or character of the
electric energy and/or the Chilled Water furnished to the Premises or the Building, or if the quantity
or character of the electric energy or Chilled Water supplied by the Electric Service Provider or any
Alternate Service Provider is no longer available or suitable for Tenant's requirements, and except
as set forth in Section 6C. below, no such change, failure, defect, unavailability, or unsuitability shall
constitute an actual or constructive eviction, in whole or in part, or entitie Tenant tc any abatement
or diminution of Rent, or relieve Tenant from any of its obligations under the Lease.

C. RENT ABATEMENT. Notwithstanding anything to the contrary contained herein, if, as a resuit
of the act or neglect of Landiord, its agents or employees, there is an interruption or discontinuance in the
furnishing by Landlord of any of the aforementioned services to the Premises which results in Tenant being
unabie to operate at the Premises, and Tenant is closed at the Premises, for a period in excess of five (5}
consecutive days after notice to Landlord by Tenant, allRent required under this Lease shall abate from the
end of such period until the earlier of the date Tenant reopens at the Premises or such time as the service
is restored such that Tenant is again reasonably able to operate at the Premises. In the event that such
interruption or discontinuance results in Tenant being unable to operate at the Premises, and Tenant is
closed at the Premises, for a period in excess of sixty (60) consecutive days after notice to Landlord by
Tenant, then Tenant shall have the right to terminate this Lease by written notice to Landlord.

7. REPAIRS. Except for: (a) the obligations of Landiord set forth in Paragraph 6; (b) damage by fire
or other casualty and from condemnation; and {c) ordinary wear and tear, Tenant will at Tenant's own
expense, keep the Premises in good order, repair and condition during the Term, and Tenant shall promptly
and adequately repair all damage to the Premises and replace or repair all damaged or broken fixtures and
appurtenances with fixtures or appurtenances of substantially the same grade, make and quatity, under the
supervision and subject to the approval of the Landlord, and within any reasonable period of time specified
by the Landlord. Tenant's obligation for repairs shal! not include any obligation to make structural repairs,
including the walls, roof, floors and internal pipes, conduits, ducts, lines, wires, drains and flues and all
other facilities for plumbing, electricity, heating, and air conditioning, unless such repairs are caused by the
negligence of Tenant. If the Tenant does not make its required repairs and replacements after notice and
opportunity to cure as provided in Section 22 below, Landlord may, but need not, do so, and Tenant shall
pay Landlord the reasonabie cost thereof forthwith upon being billed for same.

Landlord may, but shali not be required to, enter the Premises at all reasonable times after
reasonable notice (except in cases of emergency) to make such repairs, alterations, improvements and
additions, including, without limitation, conduits, ducts, internal pipes, lines, wires, drains and flues and all
other facilities for plumbing, electricity, heating and air conditioning, as Landiord shalt desire or deem
necessary to the Premises or to the Building or to any equipment [ocated in the Building or as Landlord may
be required to do by government authority or court order or decree. Landlord shall not unreasonably
interfere with Tenant's use and occupancy of the Premises.

8. ADDITIONS AND ALTERATIONS. Tenant shall not, without the prior written consent of
Landlord which consent shall not be unreasonabply withheld or delayed, make any alterations, improverments
or additions to the Premises. As a condition to Landlord’s consent, Landlord may impose such reasonable
conditions with respect thereto as Landlord deems appropriate, including, without limitations, requiring
Tenant to furnish Landlord with evidence that Tenant either self-insures or carries insurance against
liabilities which may arise out of such work, as reasonably determined by Landlord. Landlord's consent to
alterations shail not be reguired if such improvements (a) are nonstructural in nature, (b) would not affect
the building systems outside of the Premises, and (c) would not require Tenant to obtain a building permit,
provided that Tenant removes and repairs all resultant damage of such work prior to the expiration or earlier
termination of this Lease. The work necessary to make any alterations, improvements or additions to the
Premises shall be done by Tenant's contractors. Tenant shall promptly pay to Landlord or to Tenant's
contractors, as the case may be, when due, the cost of all such work and of all decorating required by
reason thereof, and upon completion deliver to Landlord, if payment is made directly to contractors,
evidence of payment, coniractors’ affidavits and fult and final waivers of all liens for Iabor, services or
materials, and Tenant shall defend and hold Landlord and the Land and Building harmless from all costs,
damages, liens and expenses related thereto,

Ali work done by Tenant or its contractors pursuant to this Paragraph 8 or pursuant to Paragraph 7
nereof shall be done in first-class workmanlike manner using only good grades of materials and shall
comply with all insurance reqguirements and all applicable laws and ordinances and rules and regulations of
governmental departments or agencies. All required permits shall be obtained by Tenant at Tenant's
expense.

Except for those itermns which are to be furnished and installed by Landlord as part of the Woik under
the Work Letter, if Tenant desires signal communications, alarm or other utility or service connection
installed or changed, the same shall be made at the expense of Tenant, with prior written consent and
under direction of Landlord and subject to the terms and conditions of the first paragraph of this Paragraph
& hereof.

SN
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All alterations, improvements, additions and wiring or cabling to the Premises, whether temporary or
permanent in character, made or paid for by Landlord or Tenant, shall without compensation to Tenant
become Landiord's property at the termination of this Lease by lapse of ime or otherwise and shall, unless
Landlord requests their removal at the time of giving its consent in accordance with this Section 8 {in which
case Tenant shall remove the same as provided in Paragraph 16}, be relinquished to L.andiord in good
condition, ordinary wear and tear and loss from casualty excepted.

Tenant may affix or install any wall treatments or wall coverings, of any type or nature within the
Premises, provided that Tenant removes and repairs all resultant damage of such work prior to the
expiration or earlier termination of this Lease.

9. COVENANT AGAINST LIENS. Tenant has no authority or power to cause or permit any lien or
encumbrance of any kind whatsoever whether created by act of Tenant, operation of law or otherwise, to
attach to or be placed upon Landlord's title or interest in the Land, Building or Premises, or to Tenant's
interests in the Premises or under this Lease. Tenant covenants and agrees not to suffer or permit any lien
of mechanics or materialmen or others to be placed against the Land, Building or the Premises with respect
to work or services claimed to have been performed for or materials claimed to have been furnished to
Tenant or the Premises, and in case of any such lien attaching, Tenant covenants and agrees immediately
to cause it to be released and removed of record or bonded in manner reasonably satisfactory to Landlord.

10. INSURANCE. Landlord and Tenant each agrees to use its best efforts to have alt fire and
extended coverage and other property damage insurance which it carries with respect to the Land, Building
or Premises or to the property located in the Premises endorsed with a clause which reads substantially as
follows: "This insurance shali not be invalidated should the insured waive in writing prior to a loss any or all
rights of recovery against any party for loss occurring to the property described herein." Landiord and
Tenant each hereby waives all claims for recovery from the other for any loss or damage to the Land,
Building or Premises or to the contents thereof which is either self-insured or insured under valid and
collectible insurance policies, subject to the condition that this waiver shall be effective only when the waiver
is either permitted by such insurance policy or when, by the use of good faith efforis, such waiver could
have been included in the applicable insurance policy at no additional expense.

Tenant shail self-insure or carry the following insurance in companies reasonably satisfactory to
Landlord:

(a) Comprehensive general liability insurance during the entire term hereof covering boih
Tenant and Landlord as insureds with terms and in companies satisfactory to Landlord with limits of
not less than One Million {$1,000,000) Dollars combined single limit per occurrence for Personal
Iniury, Death and Property Damage or in such other amounts as Landlord shall reasonably require.

(b) Insurance against all risks (including sprinkler leakage, if applicable), for the full
replacement cost of all additions, improvements and alterations to the Premises (except to the
extent the same are included within the definition of "building standard™), and of all office furniture,
trade fixtures, office equipment, merchandise and all other items of Tenant's property on the
Premises.

(¢} Landiord acknowledges that Tenant is self-insured against the above stated risks, and
Tenant acknowledges that its self-insurance is in a sufficient amount to cover the above stated
risks.

Tenant shail, prior to the commencement of the Term (or within ten {10) days after written notice
from Landlord to Tenant in the case of additional coverage or increased amounts of coverage), furnish to
Landiord certificates evidencing such coverage, which certificates shall state that such insurance coverage
may not be changed or cancelled without at least thirty (30} days’ prior written notice to Landlord and
Tenani.

Tenant shall comply with all applicable laws and ordinances (including, but not limited to
environmental laws), all orders and decrees of court and all requirements of other governmental authority,
and shall not directly or indirectly make any use of the Premises, or use, store or dispose of within the L.and,
Premises or the Building materials, which may thereby be prohibited or not be approved by any appropriate
governmental agency or be dangerous to person or property or which may jeopardize any insurance
coverage, or may increase the cost of insurance or require additional insurance coverage.

If Tenant does not seif-insure or take out the insurance required pursuant to this Paragraph 10 or
keep the same in full force and effect, Landlord may, but shall not be obligated to take out the necessary
insurance and pay the premium therefore, and Tenant shali repay to Landlord, as Additional Rent, the
amount so paid promptly upon demand. In addition, Landiord may recover from Tenant and Tenant agrees
to pay, as Additional Rent, any and all reasonable expenses (including reasonabie aftorneys’ fees) and
damages which Landlord may sustain by reason of the failure fo Tenant to obtain and maintain such
insurance, it being expressly declared that the expenses and damages of Landlord shall not be limited to
the amount of the premiums therecn.
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In no event shall Tenant permit in the Premises flammables such as gasoiine, turpentine, kerosene,
naphtha and benzene, or explosives or any other article of intrinsically dangerous nature, and in no event
shall Tenant, its agents, employees or invitees bring any such flammables or other articles into the Building.
If by reason of the failure of Tenant to comply with the provisions of this paragraph, any insurance coverage
is jeopardized or insurance premiums are increased, Landlord shall, after notice and cpportunity to cure,
have the option either to terminate this Lease or to require Tenant to make immediate payment of the
increased insurance premium.

Tenant shall not bring, keep discharge or release or permit to be brought, kept discharged or
released, in or from the Premises of the Building any toxic or hazardous substance, material or waste or
any other contaminant or pollutant other than non-reportabie quantities of such substances when found in
commonly used household cleansers, office supplies and general office equipment (collectively,
"Hazardous Materials"), and any Hazardous Materials shall be used, kept, stored and disposed of in strict
accordance with all applicable federal, state and local iaws. Tenant shall comply with all applicable federal,
state and local laws. Tenant shall comply with all applicable federal, state and local reporting and
disclosure requirements, with respect to Hazardous Materials, applicable to its business operations in the
Premises. Upon the written request of Landlord, Tenant shall provide periodic written reports of the type
and quantities of any and all types of substances, materials, waste and contaminants (whether or not
believed by Tenant to be Hazardous Materials) used, stored or being disposed of by Tenant in or from the
Premises. if Landlord, in gocd faith, determines that any of such substances create arisk to the health and
safety of Tenant's employees and invitees or to any other tenant or invitee of the Land, Tenant shall, upon
demand by Landlord, take such remedial action, at the sole cost and expense of Tenant (including, without
limitation, removal in a safe and lawful manner of any Hazardous Materials from the Premises), as Landlord
deems necessary or advisable or as is required by applicable law.

Landlord shall carry during the Term: (1} fuli replacement cost preperty insurance covering the Land
and Building and (2) general liability insurance covering the Land and Building, both in such amounts
deemed appropriate by Landlord. Tenant shall not make any use of the Premises which shall cause
Landiord’s cost of insurance to increase or require additional insurance coverage.

11. FIREOR CASUALTY. Ifthe L.and, Premises or the Building (including machinery or equipment
used in its operation) shall be damaged by fire or other casuaity and if such damage does not render all or
a substantial portion of the Premises untenantable, then Landiord shall repair and restore the same with
reasonable promptness. If any such damage renders all or a substantial portion of the Premises or of the
Building, untenantable, Landlord shall with reasonable promptness after the occurrence of such damage
estimate the length of time that will be required to substantially complete the repair and restoration of such
damage and shall by notice advise Tenant of such estimate. If such estimate is that the amount of time
required to substantially complete such repair and restoration will exceed one hundred eighty (180) days
from the daie such damage occurred, then either Landlord or Tenant {(but as to Tenant, only if all or a
substantial portion of the Premises are rendered untenantable) shall have the right to terminate this Lease
as of the date of such damage upon giving notice to the other at any time within twenty (20) days after
LLandlord gives Tenant the notice containing said estimate (it being understocd that Landlord may, if it elects
to do so, also give such notice of termination together with the notice containing such estimate). Unless
this Lease is terminated as provided in the preceding sentence, L.andicrd shall proceed with reascnable
promptness to repair and restore the Premises and the Building, subject to reasonable delays for insurance
adjustments and delays caused by matters beyond Landlord's reasonable controi, and also subject to
zoning laws and building codes then in effect. Notwithstanding anything to the contrary herein set forth,
Landlord shall have no liability to Tenant, and Tenant shalil not be entitled to terminate this Lease, in the
event such repairs and restoration are not in fact completed within the time period estimated by Landlord,
as aforesaid, or within said one hundred eighty (180) days.

Notwithstanding anything to the contrary herein set forth, L.andlord shali have no duty pursuant to
this Paragraph 11 to repair or restore any portion of the alterations, additions or improvements in the
Premises or the decoration thereto except to the extent that such alterations, additions, improvements and
decoration are included within the definition of "building standard", or are part of the Work set forth in the
Work Letter, or otherwise agreed upon in writing by the parties. If Tenant wants any other or additional
repairs or restoration and if Landlord consents thereto, the same shall be done at Tenant's expense subject
to all the provisions of Paragraph 7 and & hereof.

In the event any such damage not caused by the willful misconduct of Tenant, its agents or
servants, renders the Premises or the Building untenantable and if this Lease shall not be cancelled and
terminated by reason of such damage, then the Rent (inciuding Base Rent and Additional Rent) shall abate
during the period beginning with the date of such damage and ending with the date when the Premises are
again rendered tenantable. Such abatement shall be in an amount bearing the same ratio of the totai
amount of rent for such period as the untenantabie portion of the Premises from time to ime bears to the
eniire Premises.

12. WAIVERS OF CLAIMS - INDEMNIFICATION. Tenant agrees that, to the extent not prohibited
by law, and to the extent not caused by the gross negligence or wiliful misconduct of Landiord, Landiord
and its officers, agents, servants and employees shall not be liable for any damage either to person or
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property or resulting from the loss or use thereof sustained by Tenant or by other persons due to the Land
or any part thereof or any appurtenances thereof becoming out or repair, or due to the happening of any
accident or event in or about the Land, or due to any act or neglect of any tenant or cccupant of the Land or
of any other person. This provision shall apply particularly (but not exclusively) to damage caused by gas,
electricity, snow, frost, steam, sewage, sewer gas or odors, fire, water or by the bursting or leaking of pipes,
faucets, sprinklers and plumbing fixtures, and shall apply without distinction as to the person whose act or
neglect was responsible for the damage and whether the damage was due to any of the causes specifically
enumerated above or to some other cause of an entirely different kind. Tenant further agrees that all
personal property upon the Premises, or upon loading docks, receiving and holding areas, or any freight
elevators of the Building, shall be at the risk of Tenant only, and that L.andlord shall not be liable for any loss
or damage thereto or theft thereof.

Without limitation of any other provisions hereof, Tenant agrees to defend, protect, indemnify and
save harmiess Landlord of and from all liability to third parties arising out of the acts of Tenant and its
servants, agents, employees, contractors, suppliers and workmen or invitees.

Without limitation of any other provisions hereof, Landlord agrees to defend, protect, indemnify and
save harmless Tenant of and from all liability to third parties arising out of the acts of Landlord and its
servanis, agents, employees, contractors, suppliers and workmen or invitees.

The indemnities set forth above in this Section 12 shall fully apply to the parties as of the date of
complete execution hereof.

13. NONWAIVER. No waiver of any provision of this Lease shall be implied by any failure of
L.andlord to enforce any remedy on account of the violation of such provision even if such violation be
continued or repeated subsequently, and no express waiver shall affect any provision other than the one
specified in such waiver and that one only for the time and in the manner specifically stated. Subjectto the
rights of Landlord in Paragraph 16, no receipt of moneys by Landlord from Tenant after the termination of
this Lease will in any way alter the length of the Term or of Tenant's right to possession hereunder or after
the giving of any notice shall reinstate, continue or extend the Term or affect any notice given Tenant prior
to the receipt of such moneys, it being agreed that after the service of notice or the commencement of a suit
or after finai judgment for possession of the Premises, Landlord may receive and collect any Rent due, and
the payment said Rent shali not waive or affect said notice, suit or judgment.

14. CONDEMNATION. [f the whole or any part of the Land shall be taken or condemned for any
public or quasi-public use or purpose, the Term (with respect to the part taken or condemned), at the option
of either Landlord or Tenant (but as to Tenant, only if all or a portion of the Premises are taken or
condemned), shall end upon the date when the possession of the part so taken shall be required for such
use or purpose and Landlord shall be entitled to receive the entire award without any payment to Tenant.
Rent shall be apportioned as of the date of such termination.

Although all damages in the event of any condemnation are to belong to the Landiord whether such
damages are awarded as compensation for diminution in value of the leasehold or to the fee or the
improvements thereupon, Tenant shalt have the right to claim and recover from the condemning authority,
but not from Landlord, only such compensation as may be separately awarded (and as part of a separate
action) or recoverable by Tenant in Tenant's own right on account of any and all damage to any portion of
any subsequent alterations, improvements or additions or modifications to the Premises, Tenant's business
by reason of the condemnation and for or on account of any cost or loss to which Tenant might be putin
removing Tenant's furniture, fixtures, leasehold improvements and equipment. Landlord shall cooperate
with Tenant's efforts to obtain a separate award

15. ASSIGNMENT AND SUBLETTING. Tenant shall not, without the prior written consent of
Landlord; (i) assign this Lease or any interest hereunder, (i) permit any assignment of this Lease by
operation of faw; {iii) sublet the Premises or any part thereof; (iv) permit the use of the Premises by any
parties other than Tenant, its agents and employees. in no event shall this Lease be assigned or
assignable by voluntary or involuntary bankruptcy proceedings or otherwise, and in no event shall this
Lease or any rights or privileges hereunder be an asset of Tenant under any bankruptcy, insolvency or
reorganization proceedings. Tenant shalil give Landlord written notice of any proposed assignment or
subleasing, which notice shall contain the proposed principal terms thereof, and upon receipt of such
notice, Landlord shall have the option to cancel the Lease in the case of a proposed assignment or a
proposed subleasing of all of the Premises, or if Tenant proposes to sublsase less than ail of the Premises,
to cancel the Lease with respect to the portion to be subleased, in which latter event the Base Rent and
Additional Rent shall be adjusted on a pro rata square foot of rentable area basis. The foregoing option to
cancel shall not apply in the case of a preposed sublease of all or a portion of the Premises to an affiliate
corporation under the same control (as hereinafter defined) as Tenant. If Landlord wishes {0 exercise such
option to cancel, Landlord shall, within fifteen (15) days after Landlord’s receipt of such notice from Tenant,
send to Tenant a notice so stating and in such notice Landlord shall specify the date as of which such
canceliation is effective, which date shall be not less than thirty (30) and not more than ninety (S0) days
after the date on which Landlord sends such notice. If Landlord does not elect fo cancel, as aforesaid, orif
{ andiord does not have an option to cancel, Landlord agrees not to unreasonably withhold or delay its
consent to any proposed assignment or subletting if the proposed assignee or sublessee (in Landlord's

9

CheagopPublicSchools_WesternAve2 doc 371342006



reasonable judgment) has a financial condition comparable to or better than that of Tenant, has a good
reputation in the business community and agrees to use the Premises for purposes satisfactory to Landlord.
Further, in the event of a proposed subletting, Tenant and the proposed subiessee shall use Landlord's
form sublease agreement unless otherwise agreed by Landlord. No assignment of this Lease shall be
effective unless the assignee shali execute an appropriate instrument assuming all of the obligations of
Tenant hereunder and uniess Tenant acknowledges therein its continued ltability under this Lease. In
addition, Tenant shali pay fo Landlord any reasonable attorneys fees and expenses incurred by Landlord in
connection with any proposed assignment or subleasing, whether or not Landiord censents to such
assignment or subleasing.

16. SURRENDER OF POSSESSION. Upon the expiraticn of the Term or upon the termination of
Tenant's right of possession, whether by lapse of time or at the option of Landlord as herein provided,
Tenant shall at once surrender the Premises to Landlord in good order, repair and condition, ordinary wear
and tear and loss from casualty excepted, and remove all of its property therefrom, and, if such possession
is not immediately surrendered, Landlord may forthwith re-enter the Premises and repossess itself thereof
and remove all persons and effects therefrom, using such force as may be necessary, without being
deemed guilty of any manner of trespass, eviction or forcible entry or detainer and without thereby
relinguishing any right given to Landlord hereunder or by the operation of law. Without limiting the
generality of the foregoing, Tenant agrees to remove at the termination of the Term or of its right of
possession the following items of property: office furniture, trade fixtures, office equipment, merchandise
and all other items of Tenant's property on the Premises, and such (but only such} alterations,
improvements, additions and wiring or cabling as may be requested by Landlord at the time of approval of
Tenant's plans therefor in accordance with Section 8 hereinabove (but excluding any Work under the Work
Letter), and Tenant shail pay to Landlord upon demand the reasonabie cost of repairing any damage
caused by any such removal. If Tenant shall fail or refuse to remove any such property from the Premises,
Tenant shall be conclusively presumed to have abandoned same, and title thereof shall thereupon pass to
Landiord without any cost either by set-off, credit, allowance or otherwise, and Landlerd may, at its option,
accept the title to such property or at Tenant's expense may (i) remove the same or any part in any manner
that Landiord shall choose and (i) store, destroy or otherwise dispose of the same without incurring liability
to Tenant or any other person.

17. HOLDING OVER. Tenant shall pay te Landlord one hundred fifty percent (150%) of the Base
Rent set forth in Paragraph 1 hereof and any appropriate Additional Rent then applicable (the "Holdover
Rate”) for each month or portion thereof for which Tenant shall retain possession of the Premises or any
part thereof after the termination of the Term or Tenant's right of possession, whether by lapse of time or
otherwise, and also, if such holdover exceeds thirty (30) days, Tenant shall pay ali damages sustained by
Landiord on account thereof. The provisions of this paragraph shail not be deemed to limit any rights of
Landiord. At the option of Landlord, expressed in a written notice to Tenant and not otherwise, such
hoiding over shall constitute either (i) a month-to-month tenancy upon the then applicable terms and
conditions set forth herein, or (i} a tenancy at sufferance. If no such notice is served, then a tenancy at
sufferance shall be deemed created at the Holdover Rate.

18. ESTOPPEL CERTIFICATE. The Tenant agrees, from time to time, upon notless thanten (10}
business days prior request by Landlord, that the Tenant or Tenant's duly authorized representative having
knowledge of the following facts, will deliver to Landlord a statement in writing certifying (i) that this Leaseis
unmodified and in full force and effect (or if there have been modifications that the Lease as modified is in
full force and effect); (i} the dates to which the Rent and other charges have been paid; (iil) that the
Landlord is not in default under any provision of this Lease, or, if any default, the nature thereofin detail;
and (iv) to such other matters pertaining to this Lease as Landlord reasonably requires. If Tenant fails to
deliver such statement within the ten {10) business day period referred to above, Landlord shali notify
Tenant in writing of such failure, and if Tenant fails to deliver such statement within ten (10) business days
thereafter, Tenant shall be in default under this Lease.

19. SUBORDINATION AND ATTORNMENT. On the condition that any mortgagee or trustee or
ground lessor shall agree, in writing, that the quiet possession of the Tenant shall not be disturbed if Tenant
is rot in default under this Lease, Tenant hereby agrees that this Lease shall automatically be subject and
subordinate to (i) any indenture of mortgage or deed of trust that may hereatter be placed uponthe Land or
the Building and to all renewals, replacements and extensions thereof, and to alt amountis secured thereby,
except to the extent that any such indenture of mortgage or deed of trust provides otherwise, and (ii) any
ground or underlying lease. Tenant shall at Landiord's or any Lender’s or any prospective Lender's request
execute such further instruments or assurances as Landlord or any Lender or any prospective Lender may
reasonably deem necessary to evidence the subordination of this Lease to the lien of any such indenture or
mortgage or deed of trust or to any such ground or underlying lease or to acknowledge that this Lease is
superior to such lien, as the case may be. It is hereby acknowledged and agreed that such further
instruments or assurances shall not contain any provisions which will cause an increased cost or expense
to Tenant or in any other way materially and adversely change the rights and obligations of the Tenant
hereunder.

Should any prospective mortgage or ground lessor require any modification of this Lease, which
modification(s) will not cause an increased cost or expense to Tenant or in any other way materially and
adversely change the rights and obligations of Tenant hereunder, then and in such event, Tenant agrees
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that this Lease may be so modified and agrees to promptly execute and deliver whatever documents are
reasonably required therefor.

Tenant shall, in the event of a sale or assignment of Landiord's interest in the Land, the Building, or
this Lease, or if the Land or the Building comes info the hands of a Lender, ground lessor or any other
person whether because of a morigage foreclosure, exercise of a power of sale under a mortgage,
deed-in-lieu of foreclosure, terminaticn of the ground lease, or otherwise, attorn to the purchaser or such
Lender or other person and recognize the same as Landlord hereunder. Tenant shail execute, at the
request of Landiord, such purchaser, Lender, or such other person entitled te the atiornment by Tenant
under this paragraph, any attornment agreement required by such person to be executed, and containing
such provisions as such morigagee, ground lessor or other person reasonably requires.

20. CERTAIN RIGHTS RESERVED BY LANDLORD. Landlord shall have the following rights,
each of which Landlord may exercise without notice to Tenant and without liability to Tenant for damage or
injury to property, person or business on account of the exercise thereof, and the exercise of any such
rights shall not be deemed to constitute an eviction or disturbance of Tenant’s use or possession of the
Premises and shall not give rise to any claim for set-off or abatement of rent or any other claim:

(a) To change the street address. In such event, Landlord shall pay Tenant the cost to replace
Tenant's address imprinted office supplies and stationery, not to exceed $5,000.00.

(b) To instail, affix and maintain any and all signs on the exterior of the Building.

(c} To decorate or to make repairs, alterations, additions or improvements, whether structura! or
otherwise, in and aboul the Land, or any part thereof, and for such purposes to enter upon the Premises,
and during the continuance of any of said work, to tempcerarily close doors, entryways, public space and
corridors of the Building and to interrupi or temporarily suspend services and facilities, all without affecting
any of Tenant’s obligations hereunder. Landiord shali not unreasonably interfere with Tenant's use and
occupancy of the Premises.

(d) To furnish door keys for doors in the Premises at the commencement of the Lease. To retain,
at all times, and to use, in appropriate instances, keys to all doors within and inte the Premises, Tenant
agrees to purchase only from Landlord additional duplicate keys as required, to change no locks, and notto
affix additional locks on doors without the prior written consent of Landlord. Netwithstanding the provisions
for Landlord's access to Premises, Tenant relieves the Landlord of ali responsibility arising out of theft,
robbery, and piiferage, uniess caused by the gross negligence or willful misconduct of Landlerd. Upon the
expiration of the Term or Lessee's right to possession, Tenant shall return all keys to Landlord and shall
disclose to Landlord the combination of any safes, cabinets or vaulis left in the Premises.

(e) To approve the weight, size and location of safes, vaults and other heavy equipment and
articles in and about the Premises and the Building {so as not {o exceed the legal live load), and to require
all such items and furniture and similar items to be moved into or out of the Building and Premises only at
such time and in such manner as Landlord shall direct in writing. Tenant shall not install, operate or store
any machinery, equipment, mechanical devices, goods, articles or merchandise which may be dangerous
to persons or property or which may damage or injure the Premises. Tenant shall not install, operate or
store any machinery, equipment, mechanical devices, goods, articles or merchandise which are of a nature
not directly related to Tenant's ordinary use of the Premises without the prior written consent of Landlord.
Movements of Tenant's property intc or out of the Building within the Building are entirely at the risk and
responsibility of Tenant and Landlord reserves the right to require permits before allowing any property to
be moved into or cut of the Building.

(H Intentionally deleted.
(@) Intentionally deleted.
(h) Intenticnally deleted.

(i) To show the Premises to prospective tenants at reasonabile hours during the last six (6) months
of the Term and if vacated or abandoned, to show the Premises at any time and to prepare the Premises
for re-occupancy.

() To erect, use and maintain ducts, conduits, pipes, lines, wiring, drains and flues, and
appurtenances thereto, in and through the Premises at reasonable locations.

21. RULES AND REGULATIONS. Tenant agrees for itself, its employees, agents, clients,
customers, invitees, visitors, and guests, to comply with the current Rules and Reguiations {a copy of which
is attached hereto) for the Building and Land as the same may from time to time be reasonably modified or
supplemented by Landlord. Tenant agrees that Landlcrd shall not have any duty to Tenant to require other
tenants to comply with such Rules and Reguiations and Tenant's obiigations under this Lease shall not be
altered or reduced by reason of Landlord's failure so to do. Landlord agrees to enforce the Rules and
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Regulations in a non-discriminatery manner among all tenants and further agrees that all Rules and
Regulations will be reasonable.

22 LANDLORD'S REMEDIES. |If defaulf shall be made in the payment of the Rent or any
installment thereof or in the payment of any other sum required to be paid by Tenant under this Lease or
under the terms of any other agreement between Landlord and Tenant and such default shall continue for
twenty (20) days after written nofice to Tenant, or if default shall be made in the observance or performance
of any of the other covenants or conditions in this Lease which Tenant is required to observe and perform
and such shall continue for thirty (30} days after written notice to Tenant, unless said defauit cannot be
cured within said thirty (30) days with Tenant using commercially reasonable efforts to so cure and with
Tenant having had timely commenced to cure and diligently prosecuting said cure to completion, then such
longer period as may be required or if a defauit invoives a hazardous condition or an insurance obiigation
and is not cured by Tenant immediately upon written notice to Tenant, or if the interest of Tenant in this
Lease shall be levied on under execution or other legal process, or if any voluntary petition in bankruptcy or
for corporate reorganization or any similar relief shall be filed by Tenant, or if any involuntary petition in
bankruptcy shall be filed against Tenant under any federal or state bankruptcy or insolvency act and shall
not have been dismissed within sixty (60) days from the filing thereof, or if a receiver shall be appointed for
Tenant or any of the property of Tenant by any court and such receiver shall not have been dismissed
within sixty (80) days from the date of his appointment, or if Tenant shall make an assignment for the
benefit of creditors, or if Tenant shall admit in writing Tenant's inability to meet Tenant's debts as they
mature, or if Tenant shall abandon or vacate the Premises during the Term, then Landlord may treat the
occurrence of any one or more of the foregoing events as a breach of this Lease, and thereupon at its
option may, with notice to Tenant or any other person, have any one or more of the following described
remedies in addition to all other rights and remedies provided at law or in equity or elsewhere herein.

(a) Landiord may terminate this l.ease and the Term created hereby, in which event Landlord may
forthwith repossess the Premises and be entitled to recover forthwith as damages a sum of money equal to
the present value of the Rent provided to be paid by Tenant for the batance of the original Term, less the
fair rental value of the Premises for said period, and any other sum of money and damages owed by Tenant
to Landlord. Should the fair rental value exceed the present value of the Rent provided to be paid by
Tenant for the balance or the original Term of the Lease, Landlord shail have no obligation to pay to Tenant
the excess or any part thereof.

(b) Landlord may terminate Tenant's right of possession and may repossess the Premises by
forcible entry and detainer suit, by taking peaceful possession or otherwise, with notice to Tenant and
without terminating this Lease, in which event Landlord may, but shall be under no obligation to, relet the
same for the account of Tenant, for such Rent and upon such ierms as shall be reasonably satisfactory to
L.andlord. For the purpose of such reletting, Landlord is authorized to decorate or to make any repairs,
changes, alterations, or additions in or to the Premises that may be necessary or convenient. If Landlord
shall fail to relet the Premises, Tenant shali pay to Landlord as damages a sum equal to the amount of the
Rent reserved in this Lease for the balance of its original Term. If the Premises are relet and a sufficient
sum shall not be realized from such reletting after paying all repairs, changes, alterations and additions and
the leasing commissions and other expenses of such reletting and of the collection of the rent accruing
therefrom to satisfy the Rent provided for in this Lease, Tenant shall satisfy and pay any such deficiency
upon demand therefor from time to time. Tenant agrees that Landlord may file suit fo recover any sums
falling due under the terms of this paragraph from time to time and that no suit or recovery of any portion
due Landlord hereunder shall be any defense to any subsequent action brought for any amount not
theretofore reduced to judgment in favor of Landlord.

Anything in this Section to the contrary notwithstanding, in the event Landlord is entitled {o relet the
Premises under the provisions hereof, Landlord shall take commercially reasonable steps to attempt to do
S0.

23, EXPENSES OF ENFORCEMENT. The non-prevailing party shall pay upon demand all
reasonable costs, charges and expenses including courts costs and the reasonable fees of counsel,
agents, and others retained incurred in enforcing the obligations hereunder or incurred in any litigation,
negotiation or transaction in which cne party causes the other without the other’s fault to become involved
or concerned, excluding any negotiations to extend or renew this Lease. .

24 MISCELLANEOUS.

(a) All rights and remedies of either party under this Lease shall be cumulative and none shall
exclude any other rights and remedies altowed by law.

(b) All payments becoming due under this Lease and remaining unpaid twenty (20) days after due
will be subject to a Three Hundred and 00/100 Dollar ($300.00) late charge and shall bear interest until paid
at the annual rate of three (3%) percent in excess of the Corporate base rate then anncunced from time to
time by Chase Bank, in Chicago, Iliinois, uniess a lesser rate shall then be the maximum rate permissible by
law with respect thereto, in which event said lesser rate shall be charged.
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{c) The necessary grammatical changes required to make the provisions hereof apply either to
corporations or partnerships or individuals, men or women, as the case may require, shall in all cases be
assumed as though in each case fully expressed.

{(d) Each of the provisions of this Lease shall extend to and shall, as the case may require, bind and
inure to the benefit not only of Landiord and of Tenant, but also of their respective heirs, legal
representative, successors and assigns, provided this clause shall not permit any assignment by Tenant
contrary to the provisions of Paragraph 15 hereof.

(e) Except as otherwise provided, all of the representations and cbligations of either party are
contained herein and no modification, waiver or amendment of this Lease or of any of its conditions or
provisions shall be binding upon either party unless in writing signed by such party or by a duly authorized
agent of such party empowered by a written authority signed by such party.

{f} Submissions of this instrument for examination shalt not bind Landlord in any manner, and no
Lease or obligation of Landlord shall arise until this instrument is signed by Landlord and Tenant and
delivery is made {o each.

{g) No rights to light or air over any property, whether belonging to Landlord or any other person,
are granted to Tenant by this Lease,

() Intentionally deleted.

(i) Tenant acknowledges that Landlord has the right to transfer its interest in the Land and Building
and in this Lease, and Tenant agrees that in the event of any such transfer Landlord shall automatically be
released from all liability under this Lease and Tenant agress 1o look solely to such transferee for the
performance of L.andlord's obligations hereunder.

() The captions of paragraphs are for convenience only and shall nof be deemed t¢ iimit, construe,
affect or alter the meaning of such paragraphs.

(k) Tenant represenis and warrants that it is currently in good standing and authorized to do
business in the State of lllincis, and Tenant covenants that it shall remain so during the entire Term.

{} Intentionally deleted.

{m) Relationship of the Parties. Nothing contained herein shall be deemed or construed by the
parties hereto nor by any third party, as creating the relationship of principal and agent or of partnership or
of joint venture between the parties hereto or any other relationship, other than the relationship of Landiord
and Tenant.

{n) Applicable Law and Construction. The laws of the State of lllinois shall govern the validity,
performance and enforcement of this Lease. If any term, covenant or condition of this Lease or the
application thereof o any person or circumstance shall, to any extent, he invalid or unenforceable, the
remainder of this Lease, or the application of such term, covenant or condition {o persons or circumstances
other than those as to which it is held invalid or unenforceable, shall not be affected thereby and each term,
covenant or condition of this Lease shall be valid and be enforced to the fuliest extent permitted by law.
The headings of the several articles and sections contained herein are for convenience only and do not
define, limit or construe the contents of such articles or sections.

(o) Limitation of Liability. Anything contained herein to the contrary notwithstanding, there shall be
absolutely nc personal civil liability on the agents, empioyees, or board members of Tenant with respectto
any of the terms, covenants, conditions and provisions of this Lease.

(p) 105 .CS 5/34 Provisions. (i) This L.ease is not legally binding on the Tenant if entered into in
violation of the provisions of 105 ILCS 5/34-21.3 which restricts employment of, or the letting of contracts to,
former Board of Education members during the one-year period following expiration of other termination of
their terms of office. (i) Each party to this Lease hereby acknowledges that, in accordance with 105 ILCS
5/34-13.1, the Inspector General of the Chicago Board of Education has the authority to conduct certain
investigations and that the Inspector General shail have access to all information and personnel necessary
to conduct those investigations.

(q) Board of Education Ethics Code. The Board of Education Ethics Code (04-0623-P04), adopted
June 23, 2005, and as amended from time to time, is hereby incorporated into and made a part of this
Lease as if fully set forth herein.

{r) Boeard of Education indebtedness Policy. Landlord agrees to comply with the Board of
Education Policy on Indebtedness (96-0626-PO3), adopted June 26, 1996, and as amended from time to
time, which is hereby incorporated into and made a part of this Lease as if fully set forth herein.

(s) Contingent Liability. Any expenditure by Tenant beyond the then fiscal year of Tenant shall be
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desmed a contingent liability of Tenant, subject to appropriation in the subsequent fiscal year of Tenant,

25. WAIVER OF NOTICE. intentionailly deleted.

26. NOTICES. All notices to be given under this Lease shall be in writing and delivered personally
or deposited in the United States mails, certified or registered mail with return receipt requested, postage
prepaid, addressed as follows:

(a) If to Landlord: 11424 S WESTERN AVENUE LLC
c/o Marc Realty
55 E. Jackson Bivd. Suite 500
Chicago, iL 806804

or such cther person at such other address designated by notice sent to Tenant and after
occupancy of the Premises by Tenant to the address to which Rent is payable.

{b) If to Tenant: BOARD OF EDUCATION OF THE CITY OFCHICAGO
125 South Clark Street, 16" Floor
Chicago, Hllinois 80603
Attention: Director of Real Estate

With copy to: General Counsel
125 South Clark Street, 7" Floor
Chicago, lllincis 506803

or to such other address designated by Tenant in a notice to Landiord.

A copy of all notices under this Lease will be given to each Lender which has supplied Tenant with
such Lender's address.

A notice by mail shall be deemed to have been given two (2) days after deposit in the United States
mail as aforesaid.

27. SECURITY DEPOSIT. Intentionally deleted.

28. REAL ESTATE BROKER. The Tenant represents that the Tenant has dealt only with MARC
REALTY, as broker, in connection with this Lease, and that insofar as the Tenant knows, no other broker
negotiated this Lease or is entitled to any commission in connection therewith.

29. COVENANT OF QUIET ENJOYMENT. The Landlord covenants that the Tenant, on paying the
Base Rent, applicable Additional Rent, charges for services and other payments herein reserved, and, on
keeping, observing and performing all the other terms, covenants, conditions, provisions and agreements
herein contained on the part of the Tenant to be kept, observed, and performed, shall, during the Term,
peaceably and quietly have, hold and enjoy the Premises subject to the terms, covenants, conditions,
provisions, and agreements hereof.

30. PERSONAL GUARANTY. Inientionzally deleted.

31. SUBSTITUTED PREMISES. if, for any reason, Landiord is not abie to obtain a Building Permit
for Tenant to use the Building for the Occupancy described in Paragraph 3, this Lease shall be nuil and
void, but Landiord shall be required to use its best efforts to find another building or space in another
building in the same geographical area as the Building (“Relocate” or “Relocation”) at the same Rentat rate
per square foot as provided herein (hereinafter referred to as the Substituted Premises”) provided such
Substituted Premises: (a) contains an area similar to the Premises; {b) is a configuration similar to the
configuration of the Premises; and {c) the terms and conditions of which are approved by the Board of
Education of the City of Chicago. The Landlord shall, in connection with such Relocation, improve the
Substituted Premises in a manner reasonably satisfactory to Tenant to a condition at least equal to the
condition of the Premises upen completion of the Tenant Improvements described in the Work Letter
attached hereto, at a cost of not less than the amount of the Landtord’s Contribution as defined in the Work
Letter, as such costs are increased by the Consumer Price index - Urban Wage Earners or such other
measure of inflation from the date hereof until the date of the relocation. All work performed in the
Substituted Premises shall be new and of first class qualily and grade. All improvements shall be
delineated on plans and specifications prepared by Landiord and accepted by Tenant. The parties agree to
use their best efforts to negotiate a lease for such Substitute Premises on substantially the same terms and
conditions set forth in this Lease.

Additionally, if the recently created Tax Increment Financing District {(which includes the Premises),
results in a public taking of the Premises, the Landlord agrees that this Paragraph 31 shall apply {with
regard to Landlord’s relocation obligations) and, in the event of such public taking of the Premises, in
addition to the obligations of Landlord set forth in this Paragraph 31, Landlord shall pay to Tenant all of
fenant's costs in connection with such Relocation that are not included in any separate award to Tenant
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that results from such taking, including, but not limited to, the remaining unamortized balance of Tenant’s
own build-out costs for the Premises and Tenant’'s moving costs.

32. WAIVER OF JURY TRIAL AND COUNTERCLAIM. Each party hereby waives trial by jury in any
action, proceeding or counterclaim brought by the other on any matters whatsoever arising out of orin any
way connected with this Lease.

IN WITNESS WHEREOF, Landlord and Tenant have caused this Lease to be duly executed as of
the day and year first above written.

LANDLORD: TENANT:
11424 S. WESTERN AVENUE LLC, BOARD OF EDUCATION OF THE CITY OF CHICAGO,
an lllinois limited liabitity company a body politic and corporate
\\‘
]
By: \ By: A ~3J%mw’~\’ Dy, T S
M%nager o M|chaeLW Scott; President

Attest: maé/ My Y /25 é’«é

Estela G. Beltran, Secreta

Board Report No: 06-0222-0P3

{

H
¥
H

Approved as to Legal Form: \‘jﬁ\

% AP
Patrick J. Rocké, General Counsel
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RULES AND REGULATIONS

1. The sidewalks shall not be obstructed or used by Tenant or the employees, agents, servants, visitors
or business of Tenant for any purpose other than ingress and egress to and from the Prermises and for delivery of
merchandise and equipment in a prompt and efficient manner.

2. No awnings, air-conditioning units, fans or other projections shall be attached to the Building without
the consent of Landlord, which shalt not be unreasonably withheld or delayed. No curtains, blinds, shades, or
screens shall be attached to or hung in, or used in connection with, any window or door of the Premises or
Building, without the prior written consent of Landiord, which shall not be unreasonably withheld or defayed. All
curtains, blinds, shades, screens or other fixtures must be of a quality type, design and color, and attached in the
manner approved by Landlord, which shail not be unreasonably withheld or delayed. All electrical fixtures hungin
offices or spaces along the perimeter of the Premises must be flucrescent, of a quality, type, design and bulb
color approved by Landlord unless the prior consent of Landlord has been obtained for other lamping, which shall
not be unreasonably withheld or delayed.

3. No sign, advertisement, notice or ofher lettering shall be exhibiled, inscribed, painted, or affixed by any
Tenant on any part of the outside of the Premises or Building or on the inside of the Premises if the same can be
seen from the outside of the Premises without the prior written consent of Landlord, which shall not be
unreasonably withheld or delayed. in the event of the violalion of the foregoing by Tenant, after notice to Tenant
and oppertunity to cure, Landiord may remove same without any liability, and may charge the expense incurrad
by such removal to the Tenant or Tenants violating this rule. Interior signs on deoors and the directory shail be
inscriped, painted or affixed for each Tenant by Landlord at the expense of such Tenant, and shall be of a
standard size, color and style acceptable to Landlord, which shall not be unreasonably withheld or delayed.

4. The exterior windows and doors that reflect or admit light and air into the Premises or halis,
passageways or other public places in the Building, shall not be covered or obstructed by any Tenani, nor shall
any articles be placed on the windowsilis. No showcases or other articles shall be put in front or affixed to any
part of the exterior of the Building, nor placed in the halls, corridors or vestibutes, nor shall any article obstruct any
HVAC supply or exhaust equipment without the prior written consent of Landlord.

5. The electrical and mechanical closets, water and wash closets, drinking fountains and other plumbing
and electrical and mechanical fixtures shall not be used for any purposes other than those for which they were
consfructed, and no sweepings, rubbish, rags, coffee grounds, acids or other substances shall be deposited
therein. All damages resulting from any misuse of the fixtures shali be borne by the Tenant who, or whose
servants, employees, agents, visitors or licensees, shalt have caused the same. No perseon shall waste water by
interfering or tampering with the fauceis or otherwise.

6. No portion of the Premises or the Building shali be used or occupied at any time for manufacturing, for
the storage of merchandise, for the sale of merchandise, goods or property of any kind at auction or otherwise or
as a sleeping or lodging quarters.

7. Tenant, any Tenant's servants, empioyees, agents, visitors or licensees, shall not at any time bring or
keep upon the Premises any inflammable, combustible, caustic, poiscnous or explosive fluid, chemical or
substance.

8. Tenant, any Tenant's servants, employees, agents, visitors or licensees, shall not at any time bring or
keep upon the Premises any weapons including but not limited to handguns, rifles and knives.

9. No bicycles, vehicles or animals of any kind (other than a seeing eye dog for a blind person), shali be
brought into or kept by any Tenant in or about the Premises or the Land.

10. Tenant shall not use or occupy or permit any portion of the Premises to be used or occupied as an
office for a public stenographer or typist, offset printing, or for the possession, storage, manufacture or sale of
liquor, drugs, tobacco in any form or as a barber or manicure shop, an employment bureau, a labor office, a
doctor or dentist's office, a dance or music studio, or for any use other than those specifically granted in the
lease.

11. Landiord shall have the right to prohibit any advertising by any Tenant which, in Landlord's opinion,
tends to impair the reputation of the Land or its desirability as a building for offices, and upon written notice from
Landlord, Tenant shall refrain from or discontinue such advertising. in no event shall Tenant, without the prior
written consent of Landlord, which shall not be unreasonably withheld or delayed, use the name of the Land or
Building or use pictures or illustrations of the Land or Building.

12. Any person in the Land will be subject to identification by employees and agents of Landlord. Al
persons in or entering the Land shalt be required to comply with the security poficies of the Land. Tenant shall
keep doors to unattended areas locked and shall otherwise exercise reasonable precautions to protect property
from theft, loss, or damage. Landlord shall not be responsible for the theft, loss, or damage of any property.

13. No additional locks or boits of any kind shall be placed on any door in the Building or the Premises
and no lock on any other door therein shall be changed or altered in any respect without the written consent of
Landiord, which shall not be unreasonably withheld or delayed. Landiord shall furnish two keys for each lock on
exterior doors to the Premises and shail, on Tenant's request and at Tenant's expense, provide additional
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dunlicate keys. Al keys, including keys {o storerooms and bathrooms, shall be returned to Landlord upon
termination of this Lease. Landlord may, at aill times, keep a pass key to the Premises. Allentrance doors to the
Premises shall be left closed at all times, and left locked when the Premises are not in use.

14. Tenant shall give immediate notice to Landiord in case of theit, unauthorized solicitation, or accident
in the Premises or in the Building or of known defects therein or in any fixtures or equipment, or of any known
emergency in the Land or Building.

15. Tenant shali not use the Premises or permit the Premises {o be used for photographic, muitilith or
multigraph reproductions except in connection with its own business and not as a service for others, without
Landlord's prior permission.

16. Any hand trucks, carryalls, or similar appliances used for the delivery or receipt of merchandise or
equipment shall be equipped with rubber tires, side guards and such other safeguards as Landlord shall require.

17. Tenants, or the employees, agents, servants, visitors or licensees of Tenant shall not at any time or
place, leave or discard any rubbish, paper, articles or objects of any kind whatsoever outside the doors of the
Premises or in the corridors or passageways of the Buildings.

18. Tenant shall not make excessive noises, cause disturbances or vibrations or use or operate any
etectrical or mechanical devices that emit excessive sound or other waves or disturbances or create obnoxious
odors, any of which may be offensive to the other tenants and occupants of the Land, or that would interfere with
the operation of any device, equipment, radio, television broadcasting or reception from or within the Land or
elsewhere and shall not place or install any projections, antennas, aerials or similar devices inside or outside of
the Premises or on the Building without Landlord's prier written approval, which shall not be unreasonably
withheld or delayed.

19. Tenani shall comply with all applicable federat, state and municipal laws, crdinances and regulations,
insurance requirements and reasonable building rules and regulations and shall not directly or indirectly make
any use of the Premises which may be prohibited by any of the foregoing or which may be dangerous to persons
or property or may increase the cost of insurance or require additional insurance coverage. Landlord agrees and
acknowledges that the Occupancy as set forth in Section 3 of the Lease shali not cause any such increase.

20. Tenant shall not serve, nor permit the serving of alcoholic beverages in the Premises unless Tenant
shall have procured Host Liquor Liability insurance, issued by companies and in amounts reasonably satisfactory
to Landiord, naming Landlord as an additional insured.

21. The requirements of Tenant will be attended to only upon written application at the Office of the
Building. Employees shall not perform any work or do anything outside of the regular duties unless under special
instructions from the Office of the Buillding.

22. Canvassing, scoliciting and peddiing in the Land is prohibited and Tenant shall cooperate to prevent
the same.

23. Except as otherwise explicitly permitted in its Lease, Tenant shall not do any cooking, conduct any
restaurant, luncheonette or cafeteria for the sale or service of food or beverages to its employees or to others,
install or permit the installation or use of any food, beverage, cigarette, cigar or stamp dispensing machine or
permit the delivery of any food or beverage to the Premises, except by such persons delivering the same shall be
approved by Landlord, which shali not be unreasonably withheld or delayed.

24. Tenant shall af alt times keep the Premises neat and orderly.

25. Tenant, iis servanis, employees, customers, invitees and guests shall, when using the parking
facilities in and arcund the Building, observe and obey all signs regarding fire lanes, handicapped and no parking,
or otherwise regulated parking zones, and when parking always park between the designated lines. Landlord
reserves the right to tow away, at the expense of the owner, any vehicle which is improperly parked or parked in
violation of a posted regulation. All vehicles shall be parked at the sole risk of the owner, and Landiord assumes
no responsibilities for any damage to or loss of vehicles.

26. intentionally deleted.
27. Intentionally deleted.
28. In accordance with the lllinois Indoor Clean Air Act, no smoking is permitted in the common areas,

bathrooms, elevators, stairwells, corridors and vestibules or within twenty (20) feet of any of the Land’s entrances
or exits.
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11424 SOUTH WESTERN BUILDING

WORK LETTER

Gentlemen:

This is the Work Letter referred to in the foregoing Lease (the "Lease") wherein you ("Tenant”) lease
certain space from 11424 8. WESTERN AVENUE LLC (“Landlord") in the Office Building at 11424 South
Western Avenue, Chicago, iL 60643, The words "Premises,” "Building," and "Term" as used herein shall
have the respective meanings assigned to them in the Lease. All terms and nomenclature defined in the
Lease shall, when used herein, have the meanings set forth in the Lease, provided hat if there is a conflict
or inconsistency between the terms and conditions of the Lease and this Work Lefter, the terms and
conditions set forth in this Work Letter shall control. The purpose of this Work Letter is to provide for the
planning and construction of improvements to the Premises to meet the needs of Tenant. Landlord agrees
that the Tenant Improvement Costs set forth below shall be approximately Thirty-Two and 50/100 Dollars
($32.50) per square foct for a total of Six Hundred Seventeen Thousand Five Hundred and 00/100 Dollars
($617,500.00), the “Landlord’s Contribution”.

Landlord and Tenant agree as follows:
1. WORK

Landlord, at Landlord’s sole cost and expense (“Tenant Improvement Costs”), using Building
standard materials and workmanship, shall do the things in the Premises (hereinafter called the "Work™)
which are provided for in Exhibit A Plans issued 1/18/06 attached hereto and made a part hereof. Tenant
shall be responsible for the cost of any changes made to the Plans or any additional work added after the
date of approval of the Plans by Landlord. Subject to the provisions of the Lease and to the provisions of
this Work Letter, Landiord shall proceed diligently to cause the Work to be substantially completed at or
before the commencement of the Term. Tenant Improvement Costs shall be defined to include all design
feas (including but not limited to space planning fees, design fees, engineering fees), construction labor
and materials, initial voice data cabling, and the industry standards for construction contractor’'s overhead
and fees. Tenant Improvement Costs shail not include furniture or equipment of any kind (except for the
voice and data locations set forth below, which shall be installed by Landlord as part of the Work). Tenant
shall reimburse Landlord for any monies expended by Landlord pursuant to this Paragraph 1 for the cost of
any work outside of the Tenant Improvement Costs and such amounts must be paid by the Tenant to
Landlord within ten (10) business days after Landlord sends Tenant written demand for same. It s
understood and agreed that the Work shall inciude:

(a) Data locations for up to 100 work stations, which shall include the following: (a) two 19" relay
racks; (b) one 12" fadder rack in the Computer Room; and (c) the following materials: (i) two 24-port Cat Se
patch panels; (i) all vertical wire managers; and (iii) all horizontal managers.

(b) Certification of all required data locations and the furnishing to Tenant of a CD with the test
results.

{c) Voice locations for up to 100 work stations which shali inciude the following: (i) all Cat Se wiring;
(b) all Cat 5e jacks, (i) all Cat 5e patch panels; and (iv) all 66M150 termination blocks.

Promptly after complete execution hereof Landlord shall provide Tenant final construction
documents of the proposed Work to Tenant. Said documents shall consist of: (i) partition plans; (i)
telephone and electrical ptans; (i} reflected ceiling plans; (iv) finish plans; (v) schedules; (vi) elevation
drawings; and (vii) details and specifications. Within one (1) week after approval by Tenant, Landlord shall
submit to Tenant final and complete drawings (hereinafter referred to as the "Final Plans") in conformity
with the aforesaid construction drawings.

Landlord hereby guarantees that the Work will be free of defects for a period of one (1) year from
the date Tenant puts the improvements into use, which guaranty period shall be in addition to the period of
any applicable guaranty required by any applicable construction document relating to the Work. Landlerd's
guaranty shall be extended as available with respect, and only with respect, to any item repaired, replaced
or corrected under said guaranty {hereinafter referred to as "Guaranty Work") to a date one (1) year from
the date of such Guaranty Work. Should Landlord not perform any Guaranty Work or commence o
perform and diligently pursue such performance after fifteen (15) business days' notice by Tenant to
l.andiord, Tenant may perform any such Guaranty Work and the reasonable cost thereof shali be an
acceptable set-off against any Rent or other payment next due under the Lease. Notwithstanding the
foregoing, if Landlord, in good faith, notifies Tenant, within fifteen (15) business days after receipt of
Tenant's above-described notice, that either (i) Landiord contests Tenant's assertion that Landlord has
failed to perform or commence to perform any Guaranty Work, or (ii} Landlord has commenced to perform
such Guaranty Work and is diligently pursuing the same (which notice under clause (i) shall describe, in
reasonable detail, the nature of such actions pertaining to the performance of Guaranty Work), then, in any
such case, Tenant shail not have the right to perform such Guaranty Work or to otherwise claim any
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amounts due from Landlord {or to otherwise offset any amounts from Rent hereunder), unless Tenant
secures a court order, adjudicating such claim of a disputed performance of Guaranty Work in favor of
Tenant. Landlord's guaranty set forth above shall not deprive Tenant of any action, right or remedy
otherwise available 1o it for breach of any of the provisions of this Work Letter and the periods referred to
above shall not be construed as a limitation on the time in which Tenant may pursue such other action, right
or remedy.

Landlord shall give Tenant written notice (hereinafter referred to as the "Completion Notice") that
Landlord wili complete the construction of the Work except for minor touch up and finishing items (such
completion is herein referred to as the "Substantial Completion”) on the date stated in the Completion
Notice (hereinafter referred to as the "Completion Date”) and that possession of the Premises may be taken
by Tenant on the next business day after the Completion Date {said date of possession is hereinafter
referred to as the "Possession Date"). The Completion Notice shali be given by Landlord not later than
December 31, 2008. if the Completion Notice is not timely given by Landlord, then the Possession Date
shall be deemed to occur on the date when Tenant actually takes possession, but in no event later than ten
(10) business days after the Completion Date. Within fourteen (14) business days after the Possession
Date, Landlord and Tenant shall inspect the Premises and create an agreed list of those items which need
to be completed, corrected, instalied, repaired, replaced or adjusted (herein referred to as the "Punch List
ltems™). Landlord will immediately proceed to complete the Punch List ftems. Should Landiord not
diligently pursue completion of the Punch List fems within sixty (6C) days of the Possession Date, Tenant
may upon ten {10) business days' prior notice to Landlord, complete such work and Landlord shall pay
Tenant the reasonable cost for such work when such work is completed. Should Landlord faif to make any
such payment within five (5} days after presentation by Tenant of invoices therefor, Tenant may set-off such
unpaid amount against Rent or other charges next payable by Tenant under the Lease. Notwithstanding
the foregoing, if Landlord, in good faith, notifies Tenant, within ten (10} business days after receipt of
Tenant's above-described notice, that either (i) Landlord contests Tenant's assertion that Landlord has
failed to diligently pursue completion of the Punch List items, or (i) Landiord has commenced to perform
such Punch List ltems and is diligently pursuing the same {which notice under clause (ji) shall describe, in
reasonable detail, the nature of such actions pertaining to the performance of Punch List ltems), then, in
any such case, Tenant shall not have the right to perform such Punch List ltems or to otherwise claim any
amounts due from Landlord (or to otherwise offset any amounts from rent hereunder), unless Tenant
secures a court order, adjudicating such claim of a disputed performance of Punch List ltems in favor of
Tenant.

Notwithstanding anything contained herain to the contrary, in the event the Work is not Substantially
Completed within one (1) year after Landlord obtains a Building Permit for Tenant to use the Building for the
Occupancy described in the Lease (unless such delay is caused by Tenant's request for Additional work), the
Tenant shall have the right to terminate the Lease by written notice to Landlord, and the Lease shall be null
and void.

2. ADDITIONAL WORK

if Tenant wishes, Landlord, prior to the commencement of the Term to do any construction,
decorating or similar things in the Premises in addition to the Work to be performed by Landlord pursuant to
Paragraph 1 hereof (the "Additional Work") Tenant may, at its expense, submit drawings and specifications
for the Additional Work (the "Additional Plans") to Landlord for its approval. Landiord shall have no duty to
approve the same or to do or permit any Additional Work and shall not be deemed to have done so unless
it approves the same in writing or agrees in writing to do or permit such Additional Work. If Landlord agrees
to do so, it shall submit to Tenant estimates of the cost thereof. Within ten (10) business days after receipt
of such estimate, Tenant shall either direct Landlord in writing te do the Additional Work at Tenant's costor
Tenant shall be deemed to have abandoned its request for such Additional Work. Tenant agrees to pay to
Landiord within ten (10) business days after receipt of bills therefore (which bills may be rendered by
Landlord from time to time during the course of such Additional Work or any time) the cost of all such
Additional Work {without regard to whether such cost exceeds the estimates furnished).

it is understood that any additions or alterations to the Premises desired by Tenant after the
commencement of the Term shall be subject to the provisions of Paragraph 8 of the Lease.

3. SUBSTITUTIONS AND CREDITS

Tenant may select other available materials in place of Building Standard materials (which are
defined as those materials designated by Landlord, at its option, for generat use in the Building) provided
that such selection is approved in writing by Landlord and that such other materials constitute a
“substitution in kind" as hereinafter described. Landicrd shall have no duty to approve any proposed
substitution. Tenant agrees to pay to Landlord within ten (10} business days after receipt of bills therefore
(which bills may be rendered by Landlord from time to time during the course of the Work or any time) an
amount equal to the excess of the Landlord's cost for acquiring and instailing such substituted materials
over the cost which Landlord would have incurred in acquiring and instaliing the Building Standard materials
that were replaced thereby. Credit shail be granted only to the extent of substitutions in kind. For example,
a lighting fixture credit may be applied only against the cost of another lighting fixture and an electrical outlet
credit may not be applied against the cost of bank screen partitions.
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4. ACCESS BY TENANT PRIOR TO COMMENCEMENT OF TERM

Landlord, at Landlord's discretion, may permit Tenant and Tenant's agents, suppliers, contractors
and workmen to enter the Premises prior to the commencement of the Term to enable Tenant to install
furnishings or do such other things as may be required by Tenant to make the Premises ready for Tenant's
occupancy. Tenant agrees that, if such permission is granted, Tenant and its agents, contractors, workmen,
and suppliers and their activities in the Premises and Building wili not interfere with or delay the compietion
of the Work or Additional Work to be dene by Landlord and will not interfere with other activities of L.andlord.
Landlord shall have the right to withdraw such permission upon twenty-four (24) hours written notice to
Tenant if Landlord determines that any such interference or delay has been or may be caused. Tenant
agrees that any such eniry into the Premises shall be at Tenant's own risk and Landiord shall not be liable
in any way for any death or injury to any person and for any injury, loss or damage which may occur to any
of Tenant's property or installation made in the Premises and Tenant agrees {o protect, defend, indemnity
and save harmiess Landlord from all liabilifies, costs, damages, fees and expenses arising out of or
connected with the activities of Tenant or its agents, contractors, suppliers or work men in or about the
Premises or Building.

5. MISCELLANEQUS
A Time is of the essence under this Work Letter.
B. Landiord agrees it will complete all core drillings and coenduit runs for floor mounted electrical

and telephone outlets prior to installation of carpeting. All floor mounted electrical and telephone outlets
over the carpeting shall be instalied within one (1) week of the carpeting being completed and all electrical
and telephone outlets within millwork shall be installed within one (1) week of placement of millwork within
the premises.

C. All portions of the Premises must be completed as provided herein for there to be
Substantial Completion.

D. it is understood that Tenant may partially occupy portions of the Premises prior to
Substantial Completion provided Tenant does not unreasonably interfere with the Work Such partial
occupancy shall not be considered acceptance of the Premises so occupied nor shall Tenant be required to
make any payment therefor, unless Tenant is actively conducting its business in the Premises so occupied,
and Landlord and Tenant agree to cooperate with each other to enable Tenant to partially occupy a portion
of the Premises. Landlord shall not be responsible to repair damage caused by Tenant during such
occupancy.

e, In the event an approval or submission is required of any party hereto at a specified time and
such approval or submission is conditioned upon the prier submission or approval of the cther party hereto,
then, if such other party has delayed its approval or submission, subsequent action shall be permitted to be
delayed by the time lost due to the prior delay; provided, however, the foregoing provision shall not be
deemed fo excuse compliance with the time limitations set forth in this Work Letter except if caused by the
other party.

F. Landlord shail, or shall cause Landlord's Contractor to, secure, pay for, and maintain during
the performance of the Work, insurance in the following minimum coverages and limits of liability:

(1) Workmen's Compensation and Employer's Liability Insurance with limits of not less
than $500,000 and as required by any Employee Benefit Acts or other statuies applicable where the
Work is to be performed as will protect Landiord's Contractors from liability under the
aforementioned acts.

(2) Comprehensive General Liability Insurance (including Owner's and Contractor's
Protective Liability) in an amount nct less than $1,000,000 per occurrence, whether involving bodily
injury liability (or death resulting therefrom) or property damage liability or a combination thereof with
a minimum aggregate limit of $5,000,000. Such insurance shalf provide for explosion and cofiapse,
completed operations coverage with a two-year extension after completion of the Work, and broad
form blanket contractual liability coverage and shall insure Landlord's Contractor against any and alt
claims for bodily injury, including death resuiting therefrom and damage to the property of others
and arising from its operations under the contracts whether such operations are performed by
Landlords Contractor, or by anyone directly or indirectly employed by them.

{(3) "All-risk” builder's risk insurance upon the entire Work to the fult insurance value
thereof. Such insurance shall include the interest of Landlord and Tenant {(and their respective
contractors and subcontractors of any tier to the extent of any insurable interest therein) in the Work
and shall insure against the perils of fire and extended coverage and shall inciude “all-risk" builder's
risk insurance for physical loss or damage including, without duplication of coverage, theft,
vandalism, and malicious mischief. if portions of the Work are stored off the site of the Building or
in transit fo such site are not covered under such "all-risk” builder's risk insurance, then Landlord
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shall effect and maintain similar property insurance on such portions of the Work. The waiver of
subrogation provisions contained in the Lease shall apply to the "all-risk" builder's risk insurance
policy to be obtained by Landlord pursuant to this paragraph.

All policies (except the workmen's compensation policy) shall be endorsed to include, as additicnal
named insureds, Tenant and its members, officers, employees, and agents, Landlord's contractors,
Landlord's architect, and such additionat persons as Tenant may designate. Such endorsements shall also
provide that all additional insured parties shail be given thirty (30} days’ prior written notice of any reduction,
cancellation, or non-renewal of coverage by certified mail, return receipt requested and shall provide that
the insurance coverage afforded to the additional insured parties thereunder shall be primary to any
insurance or self-insurance carried independently by such additional insured parties.

To the fullest extent permitted by law, Landlord shali indemnify and hold harmless the Tenant and its
members, officers, employees and agents, from and against all claims, damages, liabilities, losses and
expenses of whatever nature, including but not limited to reasonable attorneys’ fees, necessitaied by
activities of the Landlord or the Landiord's Contractor, bodily injury to persons or damage to property of the
Tenant, its employees, agents, invitees, licensees, or others, arising out of or resulting from the
performance of the Work by the Landlord or the Landlord's Contractor. The foregeing indemnity shall be in
addition to the insurance requirements set forth above and shall not be in discharge or substitution of the
same, and shall not be limited in any way by any limitations on the amount or type of damages,
compensation or benefits payable by or for Landiord's Contractor under Workers' or Workmen's
compensation Acts, Disability Benefit Acts or other Employee Benefit Acts.

Upon completion of the Work, Landlord shall furnish Tenant with "as-built” plans identifying the
Work as same has been constructed, a detailed breakdown of the costs of the Work, and an occupancy
permit for the Premises.

LANDLORD: TENANT:
11424 S. WESTERN AVENUE LLC, BOARD OF EDUCATION OF THE CITY OF CHICAGQO,

an lllinois |imi

N

{/m
\

‘\\&(/

By: e ) By:

Majwager Michael W. Sco;it, President

ted liability company a body politic and corporate

s —

Ty A =, ;
B et

Attest: M ﬂ@%«» 3/20 /56

Estela G. Beltran, Secretary’

Board Report No: 06-0222-CP3

Approved as to Legal Form: j‘:«f{/\

>

Patrick J. Rocks® General Counsel
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CLEANING FREQUENCY SCHEDULE

MARC REALTY L.L.C.

SEME- SEMI-
CLEANING NGHTLY | WKLY MTHLY MNTHLY QTRLY ANN

Clean all entrance doors, directory giass and spot clean lobby glass. X
Cilean, sanitize and polish drinking fountains. X
Empty, clean and damp wipe all ash trays and cigarette urns. X
Emply wastebaskets and replace liners, and transport to collection area. X
Remove fingerprints from doors, frames, light switches, kick and push X
plates and handles,
Bust mop hard surface floers with a treated dust mop. X
Damp mop hard surface floors to remove spillage and soiled areas. X
Vacuum all corridor carpet, elevator carpet and entrance mats taking care to X
get into corners and along edges, and beneath furniture.
Spot clean corridor and elevator carpet to remove spills, spots and stains. X
Damp wipe elevator doors and panels, taking care that wali around signal

. - X
buttons is c¢lean; dust railings; clean elevator threshelds.
Damp wipe all pay telephones with proper disinfectant for sanitation.
Damyp wipe reception desks and guard stations.
Clean debris from stairways. X
Spot clean wall surfaces. X
Clean debris from exterior common area, empty outside trash containers and X
replace liners.
For building lounges only: Damp wipe and sanitize eating area table tops and X

sinks, countertops and coffee bar areas; damp wipe vending machines.

Damp mop all hard surface floors, taking care to get into cerners, along edges
and beneath furniture.

X
Sweep stairways completely, making sure all corner are clean. X
Dust all vents, picture frames, door frames etc. X

High dust picture frames, iight fixtures, pipes, ceiling ventilation touvers, and

X
other areas not cleaned.
Wash all lobby and partition glass. X
Buff all hard surface floors so as £o enable them to present the best possible X
appearance at all times.
Steam clean elevator carpets. X
Wash and clean all mailboxes, mail chutes and depositories, X
Clean and potish all baseboards, taking care to remove smudges and scuffs. X
Clean all elevator cab lighting areas. X
Dust walls. X

Refinish all resilient floor surfaces with 2 coats nen-skid premium quality }

floor finish. %
Pre-spot and shampoo (warm extraction) the entire carpet areas. X
Mop stairwells. X
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CLEANING FREQUENCY SCHEDULE

TENANT AREAS

MARC REALTY L.L.C,

CLEANING

NGHTLY

WHKLY

SEMI-

MNTHLY

QTRLY

SEMI-
ANN

MTHLY

using a high co-efficient disinfectant.

Empty all trash receptacies and remove to collection area. X
Empty, wet-wipe and dry polish ash trays. X
Vacuum traffic patterns. X
Clean and polish drinking fountains. X
Dust all horizontal surfaces including desktops, files, tabletops. X
Damp wipe horizontal surfaces for beverage rings and spillage. X
Damp wipe all telephones with proper disinfectant for sanitation. X
Dust mop hard surface floors with a treated dust mop. X
Damp mop hard surface floors to remove spilfage or soiled areas. X
Damp wipe entrance metal and clean entrance glass. X
Spot clean partition giass. X
Damp clean blackboards/whiteboards {on request). X
Remove fingerprints from doors, frames, light switches, kick and push X
plates and handles.

Damp wipe all doorknobs with proper disinfectant for sanitation. X
Damp wipe and sanitize eating area table tops and sinks, countertops and « | 1
coffee bar areas.

For medical offices only: Disinfect alt examination tables and countertops X

Low dust to hand height including window sills, chairs, tables, pictures and

all manner of furnishings, walt vents. X
Dust all vertical surfaces of desks, file cabinets, chairs, tables and other X
furniture,

Vacuum all carpeting, taking care to get into corners, along edges and X
beneath furniture.

Damp mop all hard surface floors, taking care to get into corners, along X
edges and beneath furniture,

Ciean and polish bright metal to hand height. X

Spot clean carpet to remove spilis, spots and stains.

High dust above hand height all horizontal surfaces including shelves,

leather covered furniture.

moldings, ledges, pipes, ducts, etc. X
Wash all partition gtass. X
Clean and sanitize interior and exterior surfaces of wastebaskets and trash X
receptacles to remove any residue.

Clean kick plates. X
Vacuum all upholstered and fabric covered furniture; damp wipe vinyl and X

Buff all hard surface floors so as {¢ enable them to present the best

possible appearance at all times.

Dust all light fixtures and ceiling vents.

Dust horizontal and vertical blinds.

Refinish all resilient floor surfaces with 2 coats nonskid premium quality
fioor finish,
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CLEANING FREQUENCY SCHEDULE

RESTRCOMS

WMARC REALTY L.L.C.

SEMI- SEMI-
RESTROOCMS NGHTLY | WKLY MTHLY MNTHLY QTRLY ANN

Stock towels, tissues, hand seap, sanitary products, and seat covers, X

Clean, sanitize and polish inside and ouiside of all vitreous fixtures,

including toilet bowls, urinals, sinks. X

Clean and sanitize all flush rings, drains and overflow cutlets. X |
!

Ciean and polish brightwork. X !

Clean and sanitize toilet seats and fittings. X

Sweep and wash floors with proper disinfectant for sanitation, taking care X

to not leave residue at corners and onto wall surfaces.

Empty all trash and sanitary containers, insert finers. X

Wash and sanitize exterior of trash containers, interior and extericr of X

sanitary container,

Dust and spot ciean metal pariitions, shelves, dispensers, and doors, X

Remove fingerprints from frames, light switches, kick and pushpiates and X

door handles; sanitize door handles.

Clean spots, stain, splashes from waiis adjacent to sinks, toilet bowls and X

urinals,

Clean and polish all glass and mirrors. X

Far lobby, restrooms, elevator cabs and common corridors enly:

Provide any service listed in the technical specifications on an as X

needed basis, .i.e if the lobby mats needed to be cleaned nightly, they
are tc be cleaned at no estra cost.

Wash and sanitize interior of trash containers. X

Low dust horizontal surfaces including silis, moldings, shelves, and wali
vents.

Machine scrub floors with germicidal detergent solution. X
Wash all light fictures, louvers and vents. X
High dust above hand height all horizontal and vertical surfaces. X
Wash and sanifize metal partitions. X

Wash walls, X
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